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1. PURPOSE
1.1. The purpose of this meeting was to review the results of the second

Community Workshop (06/25/07). See Meeting Report #18 for documentation
of the workshop procedure.

2. COMMUNITY RESPONSE TO CONCEPT PLAN
2.1. Community response to the Concept Plan presented at the second Community

Workshop was evaluated based on tabulation of completed questionnaires,
review of Small Group Discussion flip charts and observations by DSC
members. Overall, the community response was generally supportive of the
Concept Plan.

2.2. Questionnaire Tabulation – 22 questionnaires were returned and the
responses tabulated. All questions had a majority of responses in support of
the Concept Plan and most questions had a significantly larger percentage in
support. See the attached Summary. Postscript: Five additional completed
questionnaires were given to DDP at the meeting. The attached Summary
has been revised to include these.

2.3. Small Group Discussion Flip Charts – A synopsis of comments from the Small
Group Discussion flip charts was handed out. Comments were consistent with
the tabulated summary of the completed questionnaires. See attached
synopsis and compilation of flip charts.
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2.4. Participant Comments – See attached compilation of additional comments from
participants included with their completed questionnaires. This compilation also
includes letters sent to the Planning Department commenting on the Downtown
Study.

3. MEETING WITH TRANSIT REALTY ASSOCIATES (TRA)
3.1. Ken DiNisco and Jon Oxman met on 06/27/07 with representatives of TRA,

who represents the MBTA on their real estate development projects. The
purpose of this meeting was to coordinate the Downtown Study and MBTA
planning.

3.2. The MBTA’s commitment to promote Transit Oriented Development
opportunities dovetails with goals of the Downtown Study.

4. NEXT STEPS
4.1. Further Discussion and Consensus on the Concept Plan with a larger

representation of the DSC.
4.2. Build-Out, Parking and Traffic Analysis of Concept Plan.
4.3. DDP to evaluate consolidation of existing off-street parking.

5. NEXT MEETINGS

5.1. The DSC will meet in the evening on Wednesday 08 August 2007. Location
and time TBD.

The discussions of this meeting are recorded as understood by the writer. Please advise the
writer of any omissions or corrections.

Jon Oxman AIA
DiNISCO DESIGN
JAO/ jc
cc: DSC

Kenneth DiNisco
Richard Rice

Enclosure: 1. Handout: Questionnaire Tabulation Summary (07/12/07).
2. Handout: Small Group Discussion – Flip Chart Synopsis

(07/11/07).
3. Compilation: Questionnaire Comments from Workshop #2

Participants & Letters Received by Planning
Department (07/11/07).

4. Compilation: Small Group Discussion Flip Charts (07/11/07).
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Questionnaire Tabulation Summary
Community Workshop #2 (06/25/07) Prepared on 07/11/07, Revised 07/12/07 (5 Questionnaires added)
Needham Downtown Study

Property Owners Business Owners Residents Near 3 Districts Residents at Large Not Identified TOTAL
# of Questionaires 2 # of Questionaires 0 # of Questionaires 7 # of Questionaires 17 # of Questionaires 1 # of Questionaires 27

Stro
ngly A

gree

Agree

Disa
gree

Stro
ngly 

Disa
gree

No Answ
er

Stro
ngly A

gree

Agree

Disa
gree

Stro
ngly 

Disa
gree

No Answ
er

Stro
ngly A

gree

Agree

Disa
gree

Stro
ngly 

Disa
gree

No Answ
er

Stro
ngly A

gree

Agree

Disa
gree

Stro
ngly 

Disa
gree

No Answ
er

Stro
ngly A

gree

Agree

Disa
gree

Stro
ngly 

Disa
gree

No Answ
er

Stro
ngly A

gree

Agree

Disa
gree

Stro
ngly 

Disa
gree

No Answ
er

All A
gree

All D
isa

gree

All Three Districts
1 The town should encourage significant development 

and / or redevelopment 2     - - - - - - - - - 2     5     - - - 9     5     2     - 1     - - - - 1     13   10   2    -  2     23     2       
2 The town should relax height restrictions if these are 

demonstrated to be a significant impediment to 
redevelopment.

1     1     - - - - - - - - 1     4     1     1     - 10   4     2     - 1     - 1     - - - 12   10   3    1     1     22     4       

3 The town currently has non-binding architectural 
guidelines for the Center Business District.
The town should consider establishment of binding 
architectural regulations consistent with "Village 
Design" for the three districts in exchange for increased 
height and story standards.

2     - - - - - - - - - 4     2     - 1     - 9     7     1     - - - - 1     - - 15   9     2    1     -  24     3       

4 The town should encourage construction (at private 
expense) of one or more parking structures if these are 
demonstrated to be a significant incentive to 
development and increased tax base.

1     - - - 1     - - - - - 1     3     1     1     1     7     8     2     - - - 1     - - - 9     12   3    1     2     21     4       

5 The town should encourage construction (at public 
expense) of one or more parking structures if these are 
demonstrated to be a significant incentive to 
development and increased tax base.

- - - - 2     - - - - - 1     1     3     - 2     6     4     5     1     1     - - 1     - - 7     5     9    1     5     12     10     

Preferred Parking Locations - Ranked with 1 being most preferred, 2 the next, etc. If blank, no preference given.

P-1 - Needham Center Station (1) 1st (2) 1st (1) 4th

P-2 Walgreens (1) 6th

P-3 Grene's Field (Underground) (1) 7th

P-4 Chestnut St Parking Lot (1) 3rd

P-5 Dedham Ave Parking Lot (1) 1st, (1) 2nd, (2) TOTAL (1) 5th

P-6 Hospital Parking Lot (1) 1st (1) 2nd

P-7 Needham Junction Station (1) 3rd (1) 1st

6 The town should encourage housing in the 
development of all three districts. 1     1     - - - - - - - - 3     4     - - - 7     7     2     - 1     - - 1     - - 11   12   3    -  1     23     3       

7 The town should encourage or provide landscape 
treatment along street frontage in the Highland Avenue 
and Chestnut Street Business Districts.

2     - - - - - - - - - 4     3     - - - 13   3     - - 1     - 1     - - - 19   7     - -  1     26     -    

 (3) 2nd, (1) 4th, (3) 5th,
 (7) TOTAL 

 (8) 1st, (1) 2nd, (1) 6th
 (10) TOTAL 

 (4) 1st, (1) 2nd, (5) 3rd,
 (1) 4th, (11) TOTAL 

 (2) 2nd, (1) 3rd, (1) 4th,
 (4) TOTAL 

 (1) 1st, (2) 2nd, (1) 3rd,
 (4) TOTAL 

 (1) 1st, (2) 2nd, (1) 3rd,
 (1) 5th, (2) 7th,  (7) TOTAL 

 (1) 1st, (1) 2nd, (1) 5th, 
 (1) 6th, (3) 7th, (7) TOTAL 

 (4) 1st, (3) 2nd, (7) 3rd,
 (2) 4th 
 (1) 1st, (4) 2nd, (1) 3rd,
 (3) 4th, (1) 5th, (2) 6th 
 (1) 1st, (3) 2nd, (2) 3rd,
 (2) 4th, (1) 6th,  
 (2) 1st, (2) 2nd, (2) 3rd,
 (1) 5th, (2) 7th 

 (3) 2nd, (1) 3rd,  (3) 4th,
 (2) 6th, (9) TOTAL 
 (2) 2nd, (2) 3rd (2) 4th
 (1) 6th, (7) TOTAL 

(14) TOTAL
 (1) 1st, (5) 2nd, (1) 3rd,
 (1) 4th, (3) 5th, (1) 6th 
 (1) 1st, (1) 2nd, (1) 5th, 
 (1) 6th, (4) 7th 

(12) TOTAL

(8) TOTAL

 (11) 1st, (1) 2nd, (1) 4th
 (1) 6th 

(16) TOTAL

(12) TOTAL

(9) TOTAL

(9) TOTAL

Page 1 of 2



Questionnaire Tabulation Summary
Community Workshop #2 (06/25/07) Prepared on 07/11/07, Revised 07/12/07 (5 Questionnaires added)
Needham Downtown Study

Property Owners Business Owners Residents Near 3 Districts Residents at Large Not Identified TOTAL
# of Questionaires 2 # of Questionaires 0 # of Questionaires 7 # of Questionaires 17 # of Questionaires 1 # of Questionaires 27

Stro
ngly A

gree

Agree

Disa
gree
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ngly 

Disa
gree

No Answ
er
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ngly A

gree

Agree

Disa
gree
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ngly 

Disa
gree
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er
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Agree

Disa
gree
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ngly 

Disa
gree
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er
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Agree
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gree
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ngly 
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er
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Agree
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Agree

Disa
gree

Stro
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er
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gree

All D
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gree

Center Business District
8a The current height limit of buildings is 35 feet (2 1/2 

stories).
The height limit of buildings should be increased to 37 
feet (3 stories).

- 2     - - - - - - - - 1     4     2     - - 7     7     1     - 2     - 1     - - - 8     14   3    -  2     22     3       

8b The height limit of buildings should be increased to 48 
feet (4 stories) if the top floor is set back or sloped from 
the edge of the building.

- 2     - - - - - - - - 1     2     2     2     - 2     7     4     2     2     - 1     - - - 3     12   6    4     2     15     10     

9 The district should be redeveloped to give greater 
pedestrian safety and convenience special importance. 2     - - - - - - - - - 6     1     - - - 11   4     1     - 1     - 1     - - - 19   6     1    -  1     25     1       

10 Buildings in the Center Business District are required to 
be set back 50 feet from abutting residential district 
boundaries.
The town should consider reducing the 50 foot setback 
if this will make redevelopment more likely and if 
appropriate conditions protecting abutting residents are 
imposed

- 1     1     - - - - - - - 1     2     2     2     - 4     7     4     1     1     - 1     - - - 5     11   7    3     1     16     10     

Chestnut St Business District
11a The current height limit of buildings is 35 feet (2 1/2 

stories).
The height limit of buildings should be increased to 40 
feet (3 stories).

1     - - - 1     - - - - - 3     2     1     1     - 4     8     2     1     2     - - 1     - - 8     10   4    2     3     18     6       

11b The height limit of buildings should be increased to 48 
feet (4 stories) if the top floor is set back or sloped from 
the edge of the building.

1     - - - 1     - - - - - 1     4     1     1     - 7     5     2     2     1     - - 1     - - 9     9     4    3     2     18     7       

12 The town should support significant expansion of Beth 
Israel Deaconess Hospital 1     - - - 1     - - - - - 2     4     - - 1     4     8     3     - 2     - - 1     - - 7     12   4    -  4     19     4       

13 The town should facilitate the development of medical 
office buildings in the vicinity of the hospital. 1     - - - 1     - - - - - 1     6     - - - 5     8     3     - 1     - 1     - - - 7     15   3    -  2     22     3       

14 The district should be redeveloped to give greater 
pedestrian safety and convenience special importance. 1     - - - 1     - - - - - 4     3     - - - 10   3     3     - 1     - 1     - - - 15   7     3    -  2     22     3       

15 Buildings in the Chestnut Street Business District are 
required to be set back 50 feet from abutting residential 
district boundaries.
The town should consider reducing the 50 foot setback 
if this will make redevelopment more likely and if 
appropriate conditions protecting abutting residents are 
imposed.

- - 1     - 1     - - - - - 2     1     2     2     - 1     8     4     2     2     - 1     - - - 3     10   7    4     3     13     11     

Highland Ave Business District
16 The current height limit of buildings is 40 feet (3 stories).

Building height limit should be retained. 2     - - - - - - - - - 4     3     - - - 1     12   4     - - - 1     - - - 7     16   4    -  -  23     4       
17 The district should be redeveloped to give greater 

pedestrian safety and convenience special importance 2     - - - - - - - - - 4     3     - - - 9     5     2     - 1     - - 1     - - 15   8     3    -  1     23     3       
18 18. Buildings in the Highland Avenue Business District 

are required to be set back 50 feet from abutting 
residential district boundaries.  
The town should consider reducing the 50 foot setback 
if this will make redevelopment more likely and if 
appropriate conditions protecting abutting residents are 
imposed.

- 1     1     - - - - - - - 2     1     3     1     - 2     7     4     2     2     - 1     - - - 4     10   8    3     2     14     11     
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Small Group Discussion - Flip Chart Synopsis
Community Workshop #2 (06/25/07)
Needham Downtown Study

Small Group # 1 2 3 4 5 6 7

Questions:

A

A-1 Do you agree additional height, with attention to 
massing and edge, will improve the visual experience 
and enhance the traditional village environment?

Loosing air & light on both 
sides might feel corridor-like.

Get more people there - 
height good.

Streets already 
claustrophobic.

4 stories too high, 3+1 max 
limit
Want strong design 
standards; Prefer staggered 
heights if possible; Don't want 
all looking the same (height 
or design)

Encourage loosening of 
height restrictions

Height is not concern if 
architecture and greening is 
well done

Concerned about loosing 
sense of NE town by going up 
too high

Concerns: canyonization / 
openess, light, skyscape, 
sidewalks, transition to 
residential, shadows

Design important

New streetscape important

Like Height but not 3 1/2 - too 
much.

Upt to 3 stories, not 4

No flat roofs

Tie height to sidewalk 
improvements and design 
controls.

No continuous street wall. 
Want courtyards, etc.

Generally agree with concept - 
would create more 'buzz', 
vibrant downtown

With wider sidewalk to offset 
verticality & a canopy of 
street trees.

Yes, overall.

Additional height would 
create a better mixed-use & 
attract more diverse people

Town Hall ought not restrict 
height

Sun concerns (melting snow, 
etc.)

A-2 Do you agree that change in terms of height and urban 
design will make a better downtown?
•Are there certain amenities and design elements that 
pertain to housing that additionally should be 
considered?

No boxy buildings - make 
them appealing

Too high near residential --> 
2 1/2 stories?

Yes Use landscape to maintain 
village environment

Needham needs growth

Encourage more walking

See above. OK if balanced overall design

Improved streetscape.

Streetscape matters more 
than height

Diverse & interesting roof 

B

B-1 If in order to get housing and office development in the 
Center District,  a total of four stories is required, is it a 
trade-off you are willing to make?

No Big Box unless pretty.

Depends on what's inside.

If sidewalks were widened.

No. Would overshadow Town 
Hall

Like idea of housing not over 
retail but "side by side"

No sure if there is demand for 
market rate housing in Center

Should keep 2 1/2 zoning in 
Center

Town needs to make 
statement about growth, 
mixed use, vibrancy, etc.

Location very important. Not 
everywhere.

OK if viable Generally desireable.

Add to vibrant downtown.

Affordable housing 
opportunity.

Perfect for Smart Growth

Overall yes

B-2 If in order to get housing and office development in the 
Chestnut St District , a total of 4 stories is required, is 
it a trade-off you are willing to make
•Are there certain amenities and design elements that 
pertain to housing that additionally should be 
considered?

Absolutely

Destination retail

Curbcut & sidewalk 
improvements

Solid wall anywhere bad.

Parking in back, not front.

Wider sidewalks, 
landscaping, spaces between 
buildings (parks, access to 
parking)

Yes Design is the key issue.

Medical use -worried about 
lots of parking and traffic.

No consensus on location

Get commuter rail parking our 
of downtown.

See above. Generally yes

URBAN DESIGN: HEIGHT AND MASSING   (All Groups)
• Additional height and density will enable development in the Center District that creates a more vibrant and active downtown and proivdes greater revenue for the Town.

LAND USE: UPPER STORY HOUSING AND OFFICE   (All Groups)
• There appears to be some demand for market rate housing and additional demand for affordable housing.
• The Beth Israel Deaconess is planning a major expansnion of its facility along Chestnuts St which could encourage more private office space development.

PARKING STRUCTURE  (All Groups)
• The current on-site parking requirement tends to limit further development in the Center and Chestnut Street Districts.
•  Development potential in these districts will be greatly aided if structured parking is allowed.
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Small Group Discussion - Flip Chart Synopsis
Community Workshop #2 (06/25/07)
Needham Downtown Study

Small Group # 1 2 3 4 5 6 7

Questions:

C

C-1 Assuming such structured parking does not entail some 
form of town funding, do you agree?

If above ground should be 
"invisible" / architecturally 
desirable.

Yes, but maybe smaller lots 
in each district rather than 
large lot or structure.

Would prefer a parking 
structure that doesn't front on 
street.

Study imnpact of shared 
parking

Structured parking is 
desirable, necessary 
incentive for devleopment if 
offests zoning & for 
encouraging more downtown 
intensity (visits).

Ideally would also be mixed 
use, retail on ground florr or 

1/2 No, 1/2 Yes

C-2 If such structured parking does entail some form of 
town funding, would you still agree?

Depends on how much Yes, but … 1/2 No, 1/2 Yes

C-3 In which of the seven proposed locations might a 
structured parking garage be located which best meets 
the following requirements?
(a) Is the most useful for revitalizing the downtown
(b) Does not cause serious traffic congestion
(c) Has the best chance of public acceptance

P2-employees
P4-Largest, hidden
P6-Medical future
P5-Remote but good for 
redevelopment
P1-E - Egress Issue, invisible

P-1 1st choice. Want 
something creative - over 
tracks maybe

P-6 Medical use lot

P-5 Retail

P-1, P-3 and P-6 top choices 1. Underground
2. Greene's Field
3. Walgreens

P1 - 3

0 Walgreens
3 Underground
P-4 - No
P-5 - 1
P-6 - 0
P-7 - 1

D

D-1 Do you favor discouraging national chains irrespective 
of the size of their format?

No Downtown not conducive to 
chains

Yes -1

The rest said why would we 
discourage their interest in 
development?

D-2 If not, do you favor limiting the ground floor footprint of 
national chains in one or more of the following districts?
(a) Center Business
(b) Chestnut Street Business
(c) Highland Avenue Business 

a) 10,000 SF by right, higher 
by special permit
b) 15,000 - 20,000 SF by 
right, NOT @ Garden St 
section
c)Between a) and b)

Large retail:
Downtown - no
Chestnut - split

Yes

D-3 Do you favor limiting the ground floor footprint of other 
commercial enterprises irrespective of whether they are 
national chains? 

Yes

D-4 If so, do you favor limiting the footprint of such ground 
floor commercial enterprises in one or more of the 
following districts?
(a) Center Business
(b) Chestnut Street Business
(c) Highland Avenue Business 

Yes

E

E-1 Do you think that redirection of through-traffic to routes 
outside the downtown area will help or hurt 
revitalization?

People already do that  and 
hurts retaill

Hurt mostly.

Redirection of some is ok
E-2 To improve the pedestrian environment in downtown 

districts, do you think the traffic should be slowed 
through the use of tools such as raised intersections, 
corner bump outs, etc.? If so, in which locations might 
such tools prove most effective? 

No raised intersections, 
prefer change in texture
Improve pedestrian safety
Signals need to be upgraded
What about left turn from 
Chapel onto Great Plain?
Need crosswalks on Chapel 
& Highland near Town Hall

Possibly, some types are 
problems. Not good for 
cyclists.

TRAFFIC   (Groups 2 & 5)
• Increased height and density in the downtown districts will bring more traffic.
• Improvements at intersections are one key to mitigating the increased volume

PARKING STRUCTURE  (All Groups)
• The current on-site parking requirement tends to limit further development in the Center and Chestnut Street Districts.
•  Development potential in these districts will be greatly aided if structured parking is allowed.

LAND USE: FIRST FLOOR RETAIL   (Groups 1, 4 & 7)
• Our market study shows that there is significant regional demand for retail.
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Small Group Discussion - Flip Chart Synopsis
Community Workshop #2 (06/25/07)
Needham Downtown Study

Small Group # 1 2 3 4 5 6 7

Questions:

F

F-1 Do you agree that streetscape improvements and 
municipal actions affecting the streetscape are 
important incentives to encourage property owners’ and 
merchants’ participation in Needham’s downtown 
revitalization program? 

More trees - less curb cuts Streetscape critical to 
downtown revitalization

F-2 From an incentivizing point of view, what are the most 
important streetscape-related improvements or actions 
the town should consider?

Shorter cross walks

Wider sidewalks

Canopy of street trees

Outdoor seating

Pedestrian connections & 
linking various town zones

F-3 Do you think the Town’s investment in streetscape 
improvements should be linked to complimentary 
private sector investment?

STREETSCAPE and PEDESTRIAN ENVIRONMENT   (Groups 3 & 6)
• Physical improvements and municipal actions that improve the downtown streetscape are important incentives for Needham’s revitalization program.
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